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GUIDE TO READING THIS PLAN 
Of necessity, this Neighbourhood Plan is a detailed technical document. The purpose of this 

page is to explain the structure and help you find your way around the plan. 

 

1. INTRODUCTION & BACKGROUND 

This section explains the background to this Neighbourhood Plan and how you can take 

part in and respond to the consultation. 

2. THE NEIGHBOURHOOD AREA 

This section details many of the features of the designated area. 

3. PLANNING POLICY CONTEXT 

This rather technical section relates this Plan to the National Planning Policy Framework and 

the planning policies of Wokingham Borough Council.  

4. COMMUNITY VIEWS ON PLANNING ISSUES 

This section explains the community involvement that has taken place. 

5. VISION, OBJECTIVES & LAND USE POLICIES 

This key section firstly provides a statement on the Neighbourhood Plan Vision and 

Objectives. It then details Policies which are proposed to address the issues outlined in the 

Foreword and in Section 4. These Policies are listed in Table 1. There are Policy Maps at the 

back of the plan and additional information in the Appendices to which the policies cross 

reference. 

6. IMPLEMENTATION 

This section explains how the Plan will be implemented and future development guided 

and managed. It suggests projects which might be supported by the Community 

Infrastructure Levy which the Parish Council will have some influence over. Finally, it deals 

with a number of issues which although relevant are outside the scope of a 

Neighbourhood Plan.
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FOREWORD 

The Localism Act 2011 introduced Neighbourhood Planning into legislation. Neighbourhood 

Plans are a result of the Government’s decision to give local communities closer 

involvement in the planning decisions that would affect them. The Ruscombe Parish 

Neighbourhood Plan builds upon the Ruscombe Parish Village Design Statement (which is a 

material planning consideration adopted by Wokingham Borough Council in 2010) and has 

policies encompassing transportation, infrastructure, heritage, protecting the rural 

environment and housing. Once adopted the Ruscombe Parish Neighbourhood Plan will 

become a statutory document and therefore form part of the development plan for the 

borough. Parishes with an adopted Neighbourhood Plan benefit from an additional 10% 

Community Infrastructure Levy funding to spend on local projects, so 25% in total as 

opposed to 15% available to Parish Councils where there is no neighbourhood plan in 

place. 

The aims of the Ruscombe Parish Neighbourhood Plan are: 

1) To protect the Green Belt areas within the Parish from unsuitable development.   

2) To protect the green and leafy appearance of the neighbourhood area, the distinct 

character of our Parish and minimise the impact of development on the natural and 

built environment.   

3) To preserve and enhance the character of the Ruscombe Conservation Area and its 

setting.  

4) To ensure high quality design and construction in both residential and non-residential 

development.   

5) To ensure adequate parking is provided for all new developments.   

6) To retain the sites in our area which currently provide jobs in their present use and 

provide sustainable employment opportunities for those who live within it. 

With support from Ruscombe Parish Council, volunteers from Ruscombe and neighbouring 

parishes formed The Ruscombe Neighbourhood Plan Steering and Volunteer Groups in 

2018. From the Volunteers Group, individuals and teams were tasked with exploring the 

following categories: 1) Homes and Community Facilities, 2) Environment, Heritage and 

Recreation, 3) Local Employment and Business Support and 4) Transport and Infrastructure. 

Their remit was to understand what currently exists in each of the categories and what 

future requirements may arise. From this evidence, evidence gathered at our public 

meetings / consultations and through a comprehensive public survey, a list of planning 

policies has evolved. 

A big thank you to the Steering Group and Working Group members, and above all the 

residents of Ruscombe for completing our surveys, attending our public meetings and for 

giving us feedback throughout our Neighbourhood Plan journey. 

On behalf of your Neighbourhood Plan Steering Group and Team, Justin May, Chair 
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1. INTRODUCTION & BACKGROUND 

1.1. Ruscombe Parish Council is preparing a Neighbourhood Plan for the area 

designated by the local planning authority, Wokingham Borough Council, on 25th January 

2018. The area coincides with the parish boundary (see Plan A on page 4). The plan is 

being prepared in accordance with the Neighbourhood Planning (General) Regulations of 

2012 (as amended).  

 

1.2. The purpose of the Neighbourhood Plan is to set out a series of planning policies that 

will be used to determine planning applications in the area in the period to 2038. The Plan 

will form part of the development plan for Wokingham Borough, alongside the adopted 

Wokingham Borough Core Strategy and Managing Development Delivery (MDD) Local 

Plan 2014, which will eventually be replaced by the Wokingham Borough Draft Local Plan 

Update. 

 

1.3. Neighbourhood Plans provide local communities, like Ruscombe, with the chance to 

manage the quality of development of their areas. Once approved at a referendum, the 

Plan becomes part of the Council’s statutory development plan and will carry significant 

weight in how planning applications are decided in the neighbourhood area. Plans must 

therefore contain only land use planning policies that can be used for this purpose. This 

often means that there are important issues of interest to the local community that cannot 

be addressed in a Plan if they are not directly related to planning. Although there is scope 

for the local community to decide on its planning policies, Neighbourhood Plans must meet 

all of the relevant basic conditions (see Figure 2 overleaf).  

 

1.4. In addition, the Parish Council will need to demonstrate to an independent examiner 

that it has successfully engaged with the local community and stakeholders in preparing 

the Plan. If the examiner is satisfied that it has, and considers the Plan meets the above 

conditions, then the Plan will go to a referendum of the local electorate. If a simple majority 

(over 50%) of the turnout votes in favour of the Plan, then it becomes adopted as formal 

planning policy for the Wokingham Borough. 

 

THE LEVELLING UP & INFRASTRUCTURE BILL  

1.5. During the preparation of the plan the Government published for consultation its 

proposed Levelling Up & Infrastructure Bill with some helpful changes to both the 

development plan and management system. It indicates that there is a positive future for 

neighbourhood planning in that system.  The expectation is that the Bill will be enacted 

during the later part of 2023 and therefore likely after the examination of this 

Neighbourhood Plan. 
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THE PRE-SUBMISSION PLAN 

1.6. A draft (‘Pre-Submission’) Plan was published for consultation in February 2021 in line 

with the Regulations. The Parish Council has reviewed the comments received from the 

local community and other interested parties and has made changes to this final version. 

They have also updated some of the other reports published in the evidence base.   

THE SUBMISSION PLAN OCTOBER 2021 

1.7. The Parish Council submitted a Submission version of the Plan in October 2021 having 

responded to the comments received at the Regulation 14 consultation in February 2021. 

Wokingham Borough Council undertook a six-week consultation between February and 

March 2022. 

 

1.8. An independent examination of the Neighbourhood Plan, supporting 

documentation and representations received during the consultation commenced in April 

2022, and Wokingham Borough Council and Ruscombe Parish Council received the final 

report from the examiner in August 2023. 

 

1.9. Concerns were raised by Wokingham Borough Council with regards to the way in 

which the examination had been previously conducted. As a result, Wokingham Borough 
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Council commissioned and received legal advice which confirmed that the way in which 

the examination had been conducted to date did not comply with the relevant legal 

requirements.  

 

1.10. The Parish Council withdrew the October 2021 submitted version of the Plan. This 

document is the March 2023 version following a joint working approach with Wokingham 

Borough Council. Changes have been limited to responding to the Borough Council’s 

recommendations for minor modifications and additional evidence to the policies of the 

Plan and making other non-consequential updates to the document.  

 

STRATEGIC ENVIRONMENTAL ASSESSMENT & THE HABITATS REGULATIONS 

1.11. Wokingham Borough Council’s screening opinion of 4 June 2020 has confirmed that 

the provisions of the Plan are not likely to have any significant environmental effects and 

the preparation of a Strategic Environmental Assessment (SEA) will therefore not be 

required in accordance with the Environmental Assessment of Plans & Programmes 

Regulations 2004, having consulted the relevant statutory bodies. The Basic Conditions 

Statement which accompanies the Submission Plan sets out how the Plan contributes to 

achieving sustainable development.  

 

1.12. The screening opinion also concluded that the Plan will not need to be subject to a 

Habitat Regulations Assessment in accordance with the Conservation of Habitats and 

Species Regulations 2010 (as amended).  
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  Plan A: Designated Neighbourhood Area
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2. THE NEIGHBOURHOOD AREA 

2.1 Ruscombe is located in the administrative area of Wokingham Borough Council. It 

lies east of Twyford in the Thames Valley on the A4 between Reading and Maidenhead. 

The village benefits from its proximity to these major business and retail areas, served by 

good public transport (buses to Wokingham, Reading, High Wycombe and Henley) and 

ease of access to national road and rail networks. Both Heathrow airport (less than 25 

minutes by car) and Paddington station (less than 35 minutes by train at peak commuting 

times) are easily accessible. Twyford Station forms part of the new Crossrail project currently 

under construction, although the station is not considered to require any major work to be 

undertaken to become operational as part of the Elizabeth Line services. It is expected that 

the Crossrail project will improve accessibility and reduce travel times into central London.   

 

2.2 The 2011 Census highlighted the housing stock to be 479 dwellings made up of the 

varying types with the population of Ruscombe recorded as approximately 1,094 

(https://www.nomisweb.co.uk/reports/localarea?compare=E04001233). There has been no 

substantial residential development in subsequent years, with development in the parish 

mostly comprising replacement dwellings and sub-division of existing dwellings, and as a 

result the 2011 Census data is considered to be reasonably reflective of the current 

situation. 

 

2.3 The housing stock in the Ruscombe neighbourhood area is in the main of a high 

quality attracting higher than average house prices, ranging from £450,000 to £1.2m+.  It is 

unlikely to provide affordable housing for people wishing to move into the Parish unless they 

have a similar property to sell elsewhere, but there are opportunities for residents to 

downsize. The demographics of Ruscombe residents showed a mean age of 43.3 and a 

median of 45 reflecting on an older than average population where 61% of the population 

being in the 30 to 75 age range. 

 

2.4 The majority of the built-up area is contained in the west of the parish providing an 

existing settlement boundary with the large area of Green Belt land, which comprises over 

90% of the land that makes up the parish of Ruscombe, in the east. The green belt includes 

large areas of quality agricultural grade 1 and 2 land, which is rarely found elsewhere in the 

Borough of Wokingham and is used for farming. It is this open, rural landscape that sets 

Ruscombe apart and makes the village such an attractive place in which to live. 

Ruscombe Business Park is a small industrial area located at the south-east of the settlement 

boundary and consisting mainly of offices and light industry. 

 

2.5 Ruscombe is fortunate to have a Conservation Area which has long been 

established around the 11th Century church of St James the Great. Designated on 10 June 

1971 (see Plan B on page 8), the area sits in the Green Belt and extends beyond the church 

land to include the village green, which covers an area much smaller than in earlier times, 

and also contains some attractive cottages. In addition, the area boasts two of the famous 

Ruscombe Ponds; one an old Drovers’ Pond at Castle End, the other the Village Pond at 

https://www.nomisweb.co.uk/reports/localarea?compare=E04001233
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the crossroads. The Conservation Area is the original heart of the Parish and one which still 

retains its truly rural, almost bygone character. 
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Plan B: Ruscombe Conservation Area 
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2.6 St James the Great Church is Grade I listed. The oldest part of the present church is 

the chancel, which dates from the late 12th century, the nave and tower having been 

rebuilt in 1638. The church was restored in 1859–60, when the old high pews were taken out, 

and again in 1870–80, when the organ chamber was added. There is also a scheduled 

monument in the parish (see paragraph 2.24) and part of the historic (visible on the 1882 OS 

map) estate and parkland of Stanlake Park lie within Ruscombe. Grade II listed properties 

include: 

 

o Church Cottage, Waltham Road - 17th century cottage 

o Twyford & Ruscombe Church Hall - formerly a school. c1870-80. 

o Ferryman’s Cottage, Southbury Lane - 16th century cottage. 

o Granary at Northbury Farm – 18th century 

o Northbury Farm - Late 16th century manor house 

o The Thatch Cottage, Southbury Lane - Late 16th century cottage. 

o The Lakes, Waltham Road - Early 17th century cottage. 

o 5 Waltham Road - 17th century cottage 

o Milestone on London Road, Ruscombe 

o 5 tombs at St James Church 

o Southbury Lane Bridge - A triple-arch overbridge erected in c.1837-9, set in a cutting. 

 

2.7 The majority of the parish lies within Flood Zone 1, an area with a low probability of 

flooding. However, a large part in the south of the parish (see Plan C on page 12), lies 

within Flood Zones 2 and 3, areas with a high probability of flooding. The latest Strategic 

Flood Risk Assessment for the Wokingham Borough was published in February 2020 and 

records some land in the Parish is vulnerable to surface water flooding.  

 

2.8 Ruscombe has a varied landscape of fields with hedges, rough grassland patches, 

ponds, and small woods, all of which help the movement of plants and animals through the 

countryside. Today, the parish still retains many natural features and habitats that date from 

a time when people were reliant on the land for a living. The parish has some small, but 

isolated woodlands located across the neighbourhood area, one of which is a traditional 

coppice site and historically provided materials for local basket making and the nearby 

nurseries. The small woods are distinct landscape features and are important for wildlife. 

The woodland edges are the most important part for wildlife such as birds, butterflies and 

flowers.   

 

2.9 The Wokingham Borough Landscape Character Assessment (2019) identifies that 

Ruscombe’s varied landscape includes multiple National Forest inventory sites, two semi 

natural ancient woodlands, two planted ancient woodland sites, two wildlife sites and part 

of the only area of Grade 1 agricultural land for Wokingham Borough is in Ruscombe. The 

Gov.uk website defines Grade 1 agricultural land as: 

“Land with no or very minor limitations. A very wide range of agricultural and horticultural 

crops can be grown and commonly includes: 

 

• top fruit, for example tree fruit such as apples and pears 

https://www.gov.uk/government/publications/agricultural-land-assess-proposals-for-development/guide-to-assessing-development-proposals-on-agricultural-land
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• soft fruit, such as raspberries and blackberries 

• salad crops 

• winter harvested vegetables 

Yields are high and less variable than on land of lower quality.” 
 

2.10 There is a network of old ponds that were probably originally used by drovers moving 

their flocks and herds through the village and also serving the local osier industry that 

ceased after the Second World War. The amphibians that inhabit the ponds require rough 

grass, logs and scattered trees around the pond edges. Another freshwater environment is 

provided by the Broadwater stream, which may have the potential to support water voles.  

 

2.11 There are very few opportunities for housing and commercial business development 

in Ruscombe given that all non-green belt land has been used for housing and its small 

industrial development area, leaving the only areas for development being on a couple of 

brown field sites (as promoted in the Wokingham Borough Local Plan Update) or through 

redevelopment. Given the Crossrail project in the adjacent parish of Twyford, and open, 

rural landscape of Ruscombe, it is likely that the attractiveness of Ruscombe to 

development investment and residential intensification will continue. The Neighbourhood 

Plan will therefore be especially important in guiding and shaping how future development 

comes forward within the existing built-up area. 
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Plan C: Fluvial Flood Risk in Ruscombe
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A SHORT HISTORY OF RUSCOMBE 

GEOGRAPHY 

2.12 Ruscombe is in the north-west corner of the ancient Windsor Forest, and 33 miles 

from London on the old Bath Road. Ruscombe is low-lying: the highest point, around the 

Church, is 170 feet above sea level; the lowest, in the south-east, 121 feet. 

 

2.13 The Parish covers 1294 acres (just over 2 square miles). The soil is mostly gravel, with a 

subsoil of gravel and clay, however the northern part is on chalk, and here there is a 

disused chalk pit, and in the south-east is a tract of alluvial land. To the east of the church 

once stood Ruscombe Lake covering about 3000 acres between Southbury Lane and 

Waltham St Lawrence and famed for its abundance of fish. It was drained in 1820 when the 

Bray Cut was made and subsequently cultivated, however, it still keeps its name. 

 

2.14 Before the London Road, the principal route through Ruscombe was the narrow 

winding lane from Waltham, through Twyford, to Sonning (now the B3024 back road to 

Windsor). From this, near the Church, another lane branched off to Castle End and Hare 

Hatch; and another down to the Lake (Southbury Lane). Along these old lanes, largely 

coinciding with the courses of water springs, most of the houses were built. 

 

2.15 From the 18th century, the London to Bath Turnpike (now the A3032 London Road) 

became a very busy coaching route across the north of the parish. In the mid-19th century, 

this was overtaken by the Great Western Railway through the centre; and in the early 20th 

century by the A4 bypass across the northern apex. However, the growth of the Village 

around London Road, up Pennfields, and down New Road to the Stanlake crossroads and 

on to Ruscombe Turn did not take place until well after the Second World War. 

ORIGINS OF THE NAME 

2.16 The name “Ruscombe” seems to have evolved from “Rothescamp”. The ending is 

from the Latin “campus”: an open, unenclosed field. “Rothes” may be from an Anglo-

Saxon personal name (such as Hroth), the Celtic word “rhos” (Latin “rus”) for undrained 

moorland (with rushes), or the Teutonic “Royd/Roth”, meaning land cleared of trees. The 

latter derivations would apply well to Ruscombe Lake, or to the chalkland de-forested by 

the Romans, respectively. 

HISTORY 

2.17 The first mention of Ruscombe is in 1091 in the foundation charter of the cathedral of 

Old Sarum (Salisbury in Wiltshire). This records the endowment of the cathedral with the 

church and tithes of Sonning, along with “ten hides of land in Rothescamp”. Ruscombe 

Church was probably first built as a field chapel to the mother church of Sonning. South 

and west of the churchyard was the green over which the parishioners had rights of 

pasture (vastly bigger than the present village green). Beyond the green, over the open 

country across the (future) London Road and round by Castle End to the Waltham Lane, 

were the common fields cultivated according to the old manorial system by the lords of the 
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manor and their tenants. The Lake was a swampy waste from which the parishioners 

gathered rushes and firewood and pastured their flocks of geese and perhaps cattle. The 

numerous pools of water also produced fish and wildfowl in abundance. In the 14th 

century, Windsor Forest spread as far as Ruscombe and its bounties were a great 

temptation to the locals. 

 

2.18 In 1535, Ruscombe was divided into two small manors, Northbury and Southbury. The 

Ruscombe Enclosure Award, completed in 1832, finally enclosed, consolidated and 

reallocated all the land in the Parish, including the land (half the area in total) which until 

that point had remained open fields and commons. 

 

2.19 There was supposed to have been a Civil War skirmish in the village at which Lieut. 

Mynd of Sonning was killed, and the parish register records the burial of thirteen soldiers in 

the first three months of 1642. The villagers were so scared, they deserted their homes and 

hid in Ruscombe Lake (it was still full of water then). The ‘mysterious’ tunnels in the area may 

have been used as their escape route. 

 

2.20 William Penn, founder of Pennsylvania, lived in Ruscombe from 1710 until he died in 

1718 but his house was torn down in 1830. There were relatively few large houses as the 

majority of the population were craftsmen or agricultural workers. The population of the 

Parish in 1811 was 160, by 1901 it had risen to 323, and in 2011 the population had reached 

1094. 

INDUSTRY 

2.21 The industrial history of Ruscombe is virtually all related to agriculture. There used to 

be a rodyard at the corner of New Road and Ruscombe Lane, stripping rods for making 

baskets and hurdles. In the 16th century a brickworks was established in Ruscombe Lane, 

making the distinctive local ‘cherry-red’ bricks, to provide additional housing due to the 

increase in the population in the area. Later an iron foundry was established which mainly 

repaired agricultural machinery. All three industries lasted until the middle of the 20th 

century. They have been succeeded by a modern business park in Ruscombe Lane on the 

site of the brickworks, and a second across the Parish at Castle End. 

STANLAKE MANOR – SITE OF SCHEDULED MONUMENT 

2.22 Part of Stanlake Park lies in Ruscombe. In 1166 Patrick, Earl of Salisbury owned the 

Hinton Pipard estate, now known as Stanlake Park and lived in a timber framed building 

which was replaced by the current brick manor house. The original manor house of Hinton 

Pipard was located to the northern most edge of the estate near Botany Bay Copse where 

the quadrangular moat can still be seen.  

 

2.23 The Elizabethan manor house (circa 1590) was built by the Aldworth family who were 

to become the Baron Braybrookes and later moved to Billingbear House. They supported 

the King during the Civil War. In 1646 Richard Aldworth founded Reading Bluecoat School. 
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2.24 The monument includes a small quadrilateral moated site and an associated sub-

rectangular fishpond within, and at the westernmost end of Botany Bay Copse. Although 

the moat is seasonally water-filled, the pond contains water all year round. The moat has 

straight regular arms around 2m in depth and bordered by an outer bank which still survives 

to a depth of 0.3m. The moat has overall dimensions of 60m NNE-SSW and 57m NW-SE while 

the moat island is 35m square. The pond is 40m in length and runs WNW from the south-west 

corner of the moat with which it is considered to be contemporary. It may have acted as a 

reservoir for the moat thus making it an important example of an early water-management 

complex. Although a large number of moated sites are known, relatively few survive in 

Berkshire. This example is of particular importance as it has survived so well. 

NATURAL HABITATS 

2.25 Ruscombe Wood is situated just off the Ruscombe to Hare Hatch road, with a public 

access bridleway leading through it. The 6-acre site includes a range of habitats, from 

open grassland to the ponded wetland, and a hazel coppice, surrounded by an ash 

coppice on the perimeter. An extract from the 1830s enclosure map shows that the wood 

was an important contribution to the 'industry' of the area (see Plan D overleaf). In the mid 

19th century, a start was made on growing willows, used for basket making. A feature of 

the willow growing area was the large number of ponds - there were several in the area of 

New Road, Ruscombe. Many of these had probably originated as watering places for the 

drovers' routes (which tended to by-pass village centres, to keep the livestock away from 

houses). There is also a pond in Ruscombe Wood, which may also have been a 'watering 

place', or possibly a test clay dig, associated with the brick making industry locally. 

 

2.26 The whole area relied on the willow trade. In the Ruscombe area, there was a lot of 

employment for willow strippers, who would remove the bark from the rods. Willow growing 

with the associated coppicing continued until the 1950s, when plastics started to replace 

willow. As a result, Ruscombe Wood fell into a state of decay. The woodland buttercup 

flowers just before the bluebells and is an indicator that this is an ancient woodland site. 

Four species of orchids are found in Ruscombe Wood, the twayblade being the first to 

flower, in the early summer. Forget-me-not, elder, common bramble, and cow parsley also 

appear at this time. A woodpile here gives a habitat for stag beetle larvae, which take 7 

years to mature, and after a week or two to find a mate and lay eggs, they die. 

Conservation was started in the 1990s. The undisturbed woodland was found to include 

many flowers varieties dating from Victorian times. For them to survive, however, coppicing 

is needed, so that they do not get overwhelmed by other plants or are in too much 

shadow. 

 

2.27 There are some fine specimens of veteran trees around the parish. These old trees 

are of high ecological and historical significance supporting many more species than 

much younger trees. They are likely to be survivors from when the Windsor Great Forest 

extended as far as Ruscombe. Dead and dying trees should be left standing wherever 

possible for the habitat they provide to birds, bats and invertebrates. The farmland 

environment in the parish provides good wildlife habitat in that there are fields on set-aside 
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and relatively small field areas surrounded by traditional enclosure hedges and ditches. 

Some open fields that were once orchards are characterized by boundary hedgerows and 

pollarded poplar, that were originally planned to provide windbreaks and assist pollination 

for the fruit trees. 

 

3 Northbury Farm from the South-east, Source: British History Online 
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Plan D: Historical Map of Ruscombe
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3. PLANNING POLICY CONTEXT 

3.1 The parish lies within the Wokingham Borough area in the county of Berkshire. 

 

NATIONAL PLANNING POLICY 

3.2 The latest National Planning Policy Framework (NPPF) published by the Government 

in 2021, must be taken into account in the preparation of development plan documents 

including neighbourhood plans. The following paragraphs of the NPPF 2021 are considered 

especially relevant: 

o Neighbourhood planning (§28 - §30) 

o Supporting a prosperous rural economy (§83) 

o Community facilities (§93) 

o Local Green Spaces (§101 - §103)  

o Promoting sustainable transport (§104) 

o High quality design (§129) 

o Protecting Green Belt land (§147) 

o The natural environment (§174) 

o The historic environment (§190) 

 

3.3 The Government has also set out a requirement for the provision of First Homes in a 

Written Ministerial Statement on 24 May 2021. These requirements were subsequently 

incorporated into National Planning Practice Guidance, and it is noted that the 

Wokingham Local Plan Revised Growth Strategy (RGS) requires the provision of First Homes 

in the mix of homes coming forward. A First Homes Interim Policy Statement was published 

by Wokingham Borough Council in January 2022. For those parts of the Parish which lie 

within the Green Belt, First Homes Exception Sites are unable to come forward. 

 

3.4 The Government is consulting on proposed changes to the National Planning Policy 

Framework (NPPF) and the Levelling Up & Regeneration Bill (LURB) is currently passing 

through Parliament. It expects to publish the new NPPF and enact the LURB in spring 2023, 

but there are further changes to the NPPF proposed by the end of the year in relation to 

the LURB.  

 

STRATEGIC PLANNING POLICY 

3.5 The Neighbourhood Plan must be in general conformity with the strategic policies of 

Wokingham Borough. The development plan primarily comprises the Core Strategy 

adopted in 2010, and the Managing Development Delivery (MDD) local plan adopted in 

2014. Core Strategy key policies applying to the designated neighbourhood area are: 

 

o General Principles of Development (CP3) – requiring high quality design 

o Managing Travel Demand (CP6) – encouraging a modal shift 

o Biodiversity (CP7) – protecting designated nature conservation sites  
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o Scale and Location of development (CP9) – defines Ruscombe as a “modest 

development location” 

o Improvements to the Strategic Transport Network (CP10) – lists the Twyford Eastern 

Relief Road as an improvement  

o Proposals outside Development Limits (CP11) – to protect the separate identity of 

settlements 

o Green Belt (CP12) – protecting the Metropolitan Green Belt from inappropriate 

development 

o Employment Development (CP15) – designating Ruscombe Business Park as a Core 

Employment Area 

o Housing Delivery (CP17) – committing to the release of allocated sites through 

subsequent DPD 

 

3.6 These policies predate the publication of the NPPF (2021), originally in 2012, hence 

the provisions of the NPPF are especially important in shaping how Ruscombe 

Neighbourhood Plan will consider its policies, until the emerging Wokingham Borough Local 

Plan 2038 advances towards adoption and replaces current policies. Its reasoning and 

evidence base have therefore been taken into consideration during the preparation of this 

neighbourhood plan. 

 

3.7 The Managing Development Delivery plan supplements and provides additional 

detail to the policies of the Core Strategy and was adopted in 2014. Its key policies 

applying to the designated neighbourhood area are: 

 

o Development limits (CC02) – defines the development limit for Ruscombe (the built-

up area boundary)  

o Safeguarding alignments of the Strategic Transport Network & Road Infrastructure 

(CC08) – protecting routes for the improvement of the Strategic Transport Network  

o Development within the Green Belt (TB01) – protecting the Metropolitan Green Belt 

from inappropriate development 

o Development adjoining the Green Belt (TB02) – protecting the visual amenity of the 

Green Belt 

o Core Employment Areas (TB11) – defining Ruscombe Business Park as a Core 

Employment Area 

o Landscape Character (TB21) – requiring the retention or enhancement of landscape 

character  

o Biodiversity and Development (TB23) – protecting designated nature conservation 

sites 

o Designated Heritage Assets etc (TB24) – protecting designated heritage assets 

o Archaeology (TB25) – requiring appropriate level of archaeological evaluation and 

appropriate measures to protect and preserve remains are undertaken in areas of 

high archaeological potential, there are four areas in Ruscombe 

o Allocated Housing Development Sites (SAL02) - Land at 146 London Road, 

Ruscombe for the delivery of around 15 dwellings 
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3.8 A Draft Wokingham Borough Local Plan Update 2036 was published in February 2020 

and the consultation period ending on 20 April 2020. Ruscombe Village continues to be 

defined as a Tier 2 settlement and therefore a ‘modest development location’ in Draft 

Policy SS2. Draft Policy ER1 identifies Ruscombe Business Park as a Core Employment Area 

and safeguards its use as such.  The plan also proposes to allocate the promoted sites listed 

in paragraph 3.11 above in its Draft Policy H2 totalling approximately 20 new homes for 

Ruscombe (see Plans F and G overleaf), although this is subject to change as the Local 

Plan Update develops. 

 

3.9 A consultation on the emerging Wokingham Local Plan Revised Growth Strategy 

(RGS) concluded in January 2022. The RGS makes significant changes to the Draft 

Wokingham Borough Local Plan Update 2036 (DLP) published in February 2020 including: 

 

o Removal of the proposed garden town at Grazeley; 

o A new proposed garden village at Hall Farm/Loddon Valley; 

o Additional allocations for housing across the Borough; 

o Additional Local Green Space designations across the Borough; and it 

o Extends the plan period to 2038. 

 

3.10 In Ruscombe, the RGS proposes to pursue a higher density than that sought in the 

previous iteration of the Draft Plan at the retained proposed allocations of Land to the rear 

of 9-17 Northbury Lane, from 7 new homes to 12 new homes (see Plan F) and Land 

between 39-53 New Road, from 13 new homes to 20 new homes (see Plan G) and sets 

some general development guidelines. The RGS also proposes to designate five Local 

Green Spaces in Ruscombe, including: 

 

o Ruscombe Wood and Pond 

o Ruscombe Ponds (A)  

o Ruscombe Ponds (B) 

o Church Green, Southbury Lane 

o Pennfields Park 

 

3.11 Land is also being promoted to the east of Twyford and Ruscombe – Twyford 

Gardens – as an alternative growth strategy to that proposed by WBC and the Parish 

Council continues to engage with these processes. 

 

3.12 While acknowledging the requirement for housing development, given that 

Neighbourhood Plans are not obliged to allocate land for housing, there remain 

opportunities within the settlement boundary for sites to come forward (promoted sites 

5RU007 – Land to the rear of 5 -17 Northbury Avenue, on Northbury Lane, Ruscombe, RG10 

9LH and 5RU008 – Land between 39-53 New Road, Ruscombe, RG10 9LQ, see plan E 

overleaf), and given existing Green Belt policy constraints, this Neighbourhood Plan has 

focussed its attention in preparing other development management policies. The emerging 

Local Plan policies will address the types of housing and affordability, as well as any Green 

Belt policy constraints, and this will be adequately addressed by strategic policies at the 
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Local Plan level. The Parish Council will continue to engage with this process and has also 

confirmed that it will commit to a review of the Neighbourhood Plan should this position 

change.  

 

3.13 There are other development plans that apply in the Parish such as the Joint Central 

and Eastern Berkshire Minerals and Waste Local Plan that was adopted in January 2023 

and replaces the Replacement Minerals Local Plan (Incorporating the Alterations Adopted 

in December 1997 and May 2001) and the Waste Local Plan for Berkshire (adopted 

December 1998). 

 

3.14  Parts of Ruscombe Business Park has been identified as part of the Preferred Waste 

Areas within the plan. Almost the entire parish is identified as a safeguarded resource for 

sand and gravel and land outside of the built-up area falls within the Area of Search for 

Sand and Gravel. As minerals and waste matters are defined as ‘excluded development’ 

for Neighbourhood Plans, the Parish Council will continue to engage in the Minerals and 

Waste Local Plan.  

 

NEIGHBOURHOOD PLANNING POLICY 

3.15 The neighbouring Parishes of Twyford and Waltham St Lawrence have a made 

Neighbourhood Plan and the adjacent parish of Hurst is also in the process of preparing a 

Neighbourhood Plan. 

 

RUSCOMBE CONSERVATION AREA 

3.16 As set out in Section 2, the Conservation Area was designated 10 June 1971 (see 

Plan B on page 8). Conservation Areas were introduced by the Civic Amenities Act of 1967, 

to protect areas of special interest as opposed to individual buildings. Since 1967 some 

8,000 conservation areas have been designated in England. Under the Planning (Listed 

Buildings and Conservation Areas) Act 1990 local authorities have a duty to designate 

conservation areas and from time to time to review the boundaries. Such areas are defined 

as ‘areas of special architectural or historic interest, the character or appearance of which 

it is desirable to preserve or enhance’. 

 

3.17 The main attributes that define the special character of an area are its physical 

appearance and history, i.e. the form and features of buildings and the spaces between 

them, their former uses and historical development. Where there are a number of periods 

of historical development, the character of individual parts of the conservation area may 

differ. Contrasts between the appearance of areas and the combination of buildings of 

various ages, materials and styles may contribute to its special character.
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Plan E: Promoted sites in Ruscombe Built-Up Area Boundary  

Source: Wokingham Borough Council Interactive Mapping System of suggested development sites 
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Plan F: Proposed allocation in Ruscombe, Draft Wokingham Borough Local Plan 2036 and 

retained as such in the emerging Wokingham Local Plan Revised Growth Strategy 2038 

Note: The site address is Land to the rear of 5 -17 Northbury Avenue, on Northbury Lane, Ruscombe 
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Plan G: Proposed allocation in Ruscombe, Draft Wokingham Borough Local Plan 2036 and 

retained as such in the emerging Wokingham Local Plan Revised Growth Strategy 2038
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4. COMMUNITY VIEWS ON PLANNING ISSUES 

4.1 This Neighbourhood Plan has been prepared because of residents’ desire to have a 

say in what development takes place in Ruscombe over the next 15 years. Ruscombe is a 

rural parish and many residents choose to live in Ruscombe because of the open green 

spaces and it is important to residents to maintain this lifestyle. The Neighbourhood Plan has 

been prepared through consultation with residents and full account detailed in the 

Consultation Statement accompanying the Submission Plan.  

 

4.2 The latest engagement, during March 2019, 

in which a survey was distributed to houses in 

Ruscombe parish and also made available online, 

33% of households responded and the themes that 

emerged are shown in Image 6 below. The majority 

of respondents wished to see housing demand 

being met in a way that is sympathetic to the area 

and accompanied by adequate infrastructure. In 

addition, the survey showed little evidence that 

residents have had to move away or remain in their 

current housing due to the lack of alternative 

housing in Ruscombe.  

 

4.3 The Neighbourhood Plan has therefore 

sought to respond to these main themes and the 

work undertaken since has informed the policies of 

this Plan. Where it has not been possible to 

accommodate matters in planning policies, it has 

been dealt with in Section 6.  

 

4: Community Engagement Themes, Source: Ruscombe Parish Council 

   

MAINTAIN 

THE 

IDENTITY 

OF 

RUSCOMBE 

PROTECT IMPORTANT 

GREEN SPACES AND 

MAINTAIN AND IMPROVE 

ACCESS TO THE 

COUNTRYSIDE. 

PROTECTING AND 

ENHANCING LOCAL 

BIODIVERSITY AND TREES. 

 

 

THE IMPORTANCE OF HIGH-QUALITY 

DESIGN WHEN CONSIDERING NEW 

DEVELOPMENT. 

RETAINING SITES WHICH PROVIDE 

EMPLOYMENT OPPORTUNITY WITH 

SPECIFIC SUPPORT FOR SMALL 

BUSINESSES AND AVOIDING LARGE 

SCALE INDUSTRY AND HEAVY TRANSPORT 

AND DISTRIBUTION. AVOIDING AN 

INCREASE IN ROAD TRAFFIC POLLUTION. 

 

 

RE-USE OF 

BROWN- 

FIELD AS 

PRIORITY 

FOR 

HOUSING 

PROTECTING IMPORTANT COMMUNITY 

FACILITIES INCLUDING NEW OR 

EXPANDED GP FACILITIES. 

  

PRESERVING OR 

ENHANCING THE 

DISTINCT CHARACTER 

OF LOCAL AREAS, 

INCLUDING THE ST 

JAMES’ CHURCH 

CONSERVATION AREA 

AND ITS SETTING. 
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5. VISION, OBJECTIVES & LAND USE POLICIES 

 

 

“To remain a busy and 

vibrant community with 

access to a wide range of 

facilities.  

 

Growth will be through 

sustainable infill and 

brown field developments 

of homes contained within 

the existing fabric of the 

village whilst protecting 

the Green Belt. 

 

The many significant 

historic buildings and 

landscape will be 

preserved for future 

generations.  

 

Design of new buildings 

will reflect the rural 

character of the village.” 

To retain the present Green 

Belt boundaries. 

Ensure high quality design & 

construction in both residential 

& commercial development. 

To preserve or enhance the 

character of the Ruscombe 

Conservation Area and its 

setting. 

To protect & enhance the 

biodiversity of our area, our 

local wildlife & its habitat & our 

trees. 

To enhance & protect all existing 

green spaces, including roadside 

verges, to ensure they remain for 

the benefit of the community. 

Encourage walking & cycling in 

the neighbourhood plan area & 

to better manage the harmful 

effects of traffic & parking. 

To sustain community facilities, 

shops & businesses that are 

essential to community life. 

Encourage ecologically sound 

development that minimises the 

environmental footprint of 

development proposals. 
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LAND USE POLICIES 

5.1 The purpose of these policies is both to encourage planning applications for 

proposals that the local community would like to support, and to discourage applications 

for development that the community does not consider represent sustainable 

development in the Parish. 

 

5.2 The planning framework for the Parish will continue to rely on national and local 

policies in addition to the policies introduced under the Neighbourhood Plan. In this 

respect, the local community is content that it is unlikely that the spatial strategy of the 

emerging Local Plan will require the release of Green Belt land, and the Parish Council will 

continue to engage with this process. 

 

5.3 Set out below are the proposed land use policies. Each policy is numbered and 

titled, and it is shown in bold italics for ease of reference. Where necessary, the area to 

which it will apply is shown on the Policies Map attached to the document. After each 

policy is some supporting text that explains the purpose of the policy, how it will be applied 

and, where helpful, how it relates to other development plan policies. 

 

POLICY RU1: DEVELOPMENT LIMIT FOR RUSCOMBE 

 

The development limit for Ruscombe is shown on the Policies Map.  Within this 

area proposals for development will be supported where they accord with 

the policies of the development plan.  

The land outside the settlement boundary is within the Green Belt and 

considered to be part of the open countryside.  New development outside 

the settlement boundary will be controlled in line with national Green Belt 

policies.  

Development proposals between Ruscombe and Hare Hatch should conserve 

and enhance the open and tranquil landscape character. Proposals which 

would either individually or cumulatively result in unacceptable harm or 

detract from the separation between Ruscombe and Hare Hatch will not be 

supported.  

5.4 The policy distinguishes between the built-up area of Ruscombe with the surrounding 

countryside in order to manage development proposals accordingly. The policy accords 

with Core Strategy (CS) Policy CP9 which defines Ruscombe as a modest development 

location where modest development would be acceptable within the development limits 

and refines Managing Development Delivery Local Plan (MDDLP) Policy CC02 by 

identifying the character of the Parish through the built-up area of Ruscombe and the 

surrounding countryside, enhanced by the role of the countryside as Green Belt. 
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Throughout consultation with the community, it was clear that there was a majority support 

for the character of the Parish to continue to be defined by its two principal components, 

the built-up area of Ruscombe village and the countryside that surrounds it. The 

significance of the Green Belt at Ruscombe is also recognised in WBC’s Green Belt Review 

June 2016:  

‘Specification of finer-grained parcels substantiates the conclusions of the 

strategic review of Green Belt purposes, where land to the east of Wargrave 

and Twyford is identified as making a contribution to Green Belt purposes, 

this being significant in relation to land in the vicinity of Ruscombe which 

protects the setting of the village, and for land to the east of Twyford (east of 

the B3018 Waltham Road).’ 

5.5 This distinction between Ruscombe village and the surrounding countryside, 

enhanced by the role of the countryside as Green Belt, is fundamental to the character of 

the area and is reflected in the policies of the Plan and the way in which development 

proposals should be managed. 

 

5.6 The final paragraph of the policy seeks to ensure that the separation of Ruscombe 

and Hare Hatch is maintained within the Plan period. WBC’s Landscape Character 

Assessment November 2019 recognises that development pressures for expansion, infill and 

densification within existing settlements, especially at Twyford/Ruscombe, could lead to the 

loss of individual settlement identity. There are also commercial development pressures 

along the A4 (which lies outside of the parish) extending along the A3032 (which lies within 

the parish). The document also recognises that there is need to conserve the rural setting 

and gaps between settlements and ‘avoid linear development between Hare Hatch and 

Twyford along the A4’. The policy therefore seeks to conserve the rural character and 

settlement form of this part of the parish by highlighting its significance in addition to the 

two principal components that define the character of the Parish. 

 

5.7 Sites for new housing will continue to become available within the built-up area of 

the Parish. In the event that the Borough’s current housing supply strategy changes before 

the end of the plan period, then the implications will be considered by the Parish Council 

and the Neighbourhood Plan may be reviewed to plan for that eventuality. 

 

5.8 Developers are encouraged to demonstrate early, proactive, and effective 

engagement with the community particularly about design issues. The NPPF also 

encourages ‘any applicants who are not already required to do so by law to engage with 

the local community…before submitting their applications.’ (Paragraph 40). The National 

Design Guide highlights the vital role that communities play in the design process of 

proposals. The intent is therefore to lead to a higher standard of local community 

engagement in the design process. The identity of Ruscombe and the important of high-

quality design was raised as important issues by the local community and it is therefore vital 

that their knowledge of how the area functions, their understanding of the essential 
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features of local character, and their views on the merits of emerging proposals are given 

proper weight in the consideration of planning applications. 

 

5.9 In relation to proposals for 10 or more dwellings, more than a 1000m2 of new floor 

space, or where the site is greater than a hectare in size, applicants are encouraged to 

demonstrate in a Statement of Community Involvement how they have engaged in a 

meaningful way with local people and other stakeholders prior to submitting a planning 

application. Where appropriate, the Statement should describe how the knowledge and 

opinions of the local community have been sought, positively considered, and responded 

to in formulating the proposals set out in the separate Design and Access Statement.  

Where a proposal has not accommodated that knowledge or opinion, then the Statement 

should explain the reasons for not doing so. 

 

5.10 This approach is a direct response to the provisions of NPPF (paragraphs 39 - 40 and 

127 – 133). The Parish Council strongly supports the view expressed by government in the 

NPPF that early engagement has significant potential to improve the efficiency and 

effectiveness of the planning application system for all parties and by improving the design 

of new development through engagement with local communities. The Plan presents an 

opportunity for the Parish Council to correct an historic lack of encouragement to 

applicants to engage with the local community. The approach is also broadly in line with 

the spirit and intention of effective community engagement on design as set out in 

planning practice guidance. 

 

POLICY RU2: RUSCOMBE HOUSING DESIGN CODE 

 

As appropriate to their scale, nature and location, development proposals in 

Ruscombe should deliver high quality design solutions which are distinctive to 

the site concerned.  

In addition, development proposals should respond positively to the essential 

design considerations, the area typologies and site-specific design briefs and 

general design principles set out in the Ruscombe Housing Design Code 

(Appendix A).  

5.11 The NPPF contains a heightened emphasis on design standards in new 

developments. Paragraph 124 states:  

 

‘The creation of high-quality buildings and places is fundamental to what 

the planning and development process should achieve.’ 

and paragraph 130 confirms that: 
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‘permission should be refused for development of poor design that fails to 

take opportunities available for improving the character and quality of an 

area and the way it functions.’ 

 

5.12 The policy therefore establishes the importance of high-quality design and the need 

for new development to reflect the special qualities and local distinctiveness of the Parish. 

Adopting such an approach is intended to ensure that new development is well grounded 

and creates a ‘positive sense of place’ (National Design Guide paragraph 38) and more 

likely to be acceptable to the community. The Wokingham Borough Design Guide provides 

“guidance on how development can be delivered in accordance with good design 

practice” as defined in the National Design Guide. The policy therefore places additional 

local emphasis to the design quality principles of the Wokingham Borough Design Guide by 

providing “detailed parameters for the physical development of a site or area” in the form 

of a Design Code as defined by the National Design Guide. In turn, it complements, but 

does not replace, CS Policy CP3 by highlighting the particular characteristics of the Parish.  

 

5.13 The Ruscombe Housing Design Code attached at Appendix A complements the 

Wokingham Borough Design Guide SPD and establishes the principles of essential design 

considerations within each distinct area typologies of the Parish as well as setting out 

general design principles and is intended to replace the existing Ruscombe Village Design 

Statement. These design considerations and principles set out the features of each 

typology that make it distinctive from others, and the extent of each typology is defined in 

the Design Code. The policy does not advocate pastiche or historic solution; however, it is 

important that any new development demonstrates a connection with local character 

and place making. 

 

POLICY RU3: RUSCOMBE CONSERVATION AREA 

 

Development proposals should conserve and, where possible, enhance the 

historic environment, particularly the special architectural and historic 

significance interest of the designated Ruscombe Conservation Area and its 

setting. Features identified as positive characteristics of the Conservation 

Area and its immediate setting are defined in the Ruscombe Housing Design 

Code attached as Appendix A, to which all proposals must have full regard.  

 

5.14 The policy complements the provisions of the NPPF and the adopted policies MDDLP 

Policy TB24 and CS Policy CP3 by drawing attention to guidance specific to this 

Conservation Area and its setting as set out in the Ruscombe Housing Design Code 

attached as Appendix A.  
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5.15 The Ruscombe Housing Design Code attached at Appendix A establishes the 

principles of essential design considerations within each distinct area typologies of the 

Parish, including the Conservation Area and its setting, as well as setting out general design 

principles and is intended to replace the existing Ruscombe Village Design Statement. Not 

every characteristic will be relevant to an application and the policy does not set out a 

prescriptive list of design features that must be slavishly incorporated into every scheme. 

Rather, applicants are expected to acknowledge, understand and respond to the 

characteristics that are relevant in justifying their proposals. 

 

 

POLICY RU4: BUILDINGS OF TRADITIONAL LOCAL CHARACTER 

 

The Neighbourhood Plan identifies the following buildings and structures, as 

shown in the policies map, as Buildings of Traditional Local Character by way 

of their local architectural or historic interest: 

i. Ruscombe Cottage, Ruscombe Lane; 

ii. The Royal Oak, Ruscombe Lane; 

iii. Kiln House, Ruscombe Lane; 

iv. Penn’s Garden, Stanlake Lane; 

v. Ruscombe Lodge, Southbury Lane; 

vi. Ruscombe Grange, Church Lane; 

vii. Holme Cottage, Ruscombe Lane; 

viii. Rosebrook, Waltham Road; 

ix. Southbury Farm, Southbury Lane; 

x. Lake Cottage, Southbury Lane; 

xi. Willow Vale, Waltham Road; 

xii. Castle End Farm, Castle End Road; 

xiii. Keeper’s Cottage, Waltham Road; 

xiv. Lake Farm, Waltham Road. 

Development proposals affecting non-designated heritage assets, including 

Buildings of Traditional Local Character listed above, will be supported where 

they can demonstrate that they retain and enhance the traditional, historical, 

local and special significance of the building or structure and its setting.  

In weighing applications that directly affect non-designated heritage assets, 

including Buildings of Traditional Local Character, a balanced judgement will 

be taken having regard to the scale of any harm or loss and the significance 

of the heritage asset.  

5.16 The policy designates certain buildings or structures as Buildings of Traditional Local 

Character in order to give them additional protection as heritage assets, in recognition of 
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the important contribution that they make to the special character of the Parish, for 

application of MDDLP Policy TB26. This is in addition to, but separate from, those properties 

which are Grade I or Grade II listed, and which are designated by Historic England. This 

Neighbourhood Plan can add no more protection to these properties.  

 

5.17 In analysing the Village Design Statement, the Neighbourhood Plan Steering Group 

identified candidate buildings for designating as Buildings of Traditional Local Character by 

way of their local architectural or historic interest. A criteria-based assessment of candidate 

buildings, using WBC’s Buildings of Traditional Local Character Policy, was undertaken.  The 

reason for designating each building or structure have been summarised in the Buildings of 

Traditional Local Character report attached as Appendix B.  

 

POLICY RU5: EMPLOYMENT 

 

Development proposals that will result in the loss of employment floor space 

at Ruscombe Business Park, as shown on the Policies Map, will not be 

supported, unless it can be demonstrated that they are in accordance with 

other employment related policies of the development plan, or that there will 

be an increase in jobs as a result of the proposals enabling a higher 

employment density to be achieved.    

 

5.18 The policy seeks to avoid the loss of employment floor space at its defined Core 

Employment Area at Ruscombe Business Park in accordance with CS Policy CP15.   

 

5.19 The Central Berkshire FEMA Economic Development Needs Assessment, Oct 2016 

recognises that each Local Planning Authority will need to take a view on the replacement 

of employment space lost in the future and Wokingham Borough Council has already 

recognised that there is a need for additional floorspace for new jobs and there have been 

some losses of employment floor space though the implementation of permitted 

development rights.  

 

5.20 The latest evidence shows that the majority of demand in Ruscombe Business Park is 

from professional services looking for space in or near Twyford and that it generally attracts 

more local occupiers WBC’s Employment Land Needs Survey, February 2020.  

 

5.21 It is acknowledged that the new Use Classes Order defines Commercial, Business 

and Services Uses by combining previous retail, financial services, café/restaurant, offices 

and other social uses.  

 

5.22 Additionally, prior Approval Consent for the change of use of an existing office 

building to 12 residential apartments at Spitfire House, Ruscombe Business Park has recently 
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been secured and the policy therefore seeks to avoid further loss of employment space as 

do other policies of the development plan.  

 

 

 

POLICY RU6: COMMUNITY FACILITIES 

 

The Neighbourhood Plan identifies the following properties as community 

facilities, as shown on the Policies Maps: 

i. Buratta’s at the Royal Oak restaurant and bar; 

ii. St James Church. 

Proposals that will lead to the unnecessary loss of a community facility will 

not be supported unless it can be clearly demonstrated that the use of the 

building and ancillary land is no longer viable or that the use can be 

satisfactorily re-located for the ongoing benefit of the local community.  

Proposals to improve the viability of an established community use of 

buildings and ancillary land by way of its extension or partial redevelopment 

will be supported, provided the design of the scheme and the resulting 

increase in use are appropriate, will not harm the amenities of adjoining 

residential properties, and will not undermine the viability of the primary 

community use.  

 

5.23 The policy identifies two community facilities (buildings and land) in the Parish that 

will be protected from a change of use in line with CS Policy CP3. It also encourages 

proposals to enable the facilities to remain viable community assets. The Use Class Order of 

September 2020 now deems such uses as either Class F2 (‘Local Community Uses’) or in the 

case of the church, F1 (‘Religious institutions’). Pubs are now deemed ‘sui generis’ (i.e. not 

included in any class of uses).  

 

5.24 Buratta’s, an independently run restaurant and bar, is a very important part of 

Ruscombe life, 82% of survey responders agreed that a local pub is an important part of 

community life. Buratta’s is sustainable and should be protected from unnecessary loss 

because it provides an excellent location for social, family, business and political functions 

related to the area, as well as usual restaurant and bar facilities including children’s play 

equipment in the garden. 

 

5.25 St James Church plays an important part of life for followers of the Christian religion 

and has well attended services and is a very popular choice for those wanting a church 
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wedding, Christening or funeral. It is Grade I listed and is the central part of Ruscombe 

Conservation Area. 

 

5.26 These community facilities within the Parish are therefore valued by the local 

community and offer a valuable resource to support community life. The policy therefore 

identifies these on the Policies Map, and seeks to avoid their loss. In demonstrating that an 

existing use is not viable, applicants must produce evidence that genuine and sustained 

efforts to promote, improve and market the facility at a reasonable value have been 

undertaken. The policy also recognises that improvements or extensions to some may be 

necessary to ensure they remain viable. In these cases, other planning policies will still need 

to be addressed e.g. heritage.   

 

5.27 Other than these two community facilities, Ruscombe is largely served by facilities in 

the neighbouring Parish of Twyford. 
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POLICY RU7: LOCAL GREEN SPACES 

 

The Neighbourhood Plan designates Local Green Spaces, as shown on the 

Policies Map, as follows: 

i. Ruscombe Wood and Pond, Castle End Road; 

ii. Castle End Road Pond, Castle End Road; 

iii. Crossroads Pond; 

iv. Church Lane Allotments; 

v. Church Green, Southbury Lane; 

vi. Pennfields Park; 

vii. Pennfields Orchard. 

Proposals for inappropriate development in a Local Green Space will only be 

supported in very special circumstances. 

 

5.28 The policy designates a series of Local Green Spaces in accordance with the tests of 

NPPF §100. A designation has the policy effect of the equivalence of the Green Belt when 

determining planning applications located within a designated Local Green Space. 

Hence, the policy resists all development proposals that will undermine the essential 

character of a Local Green Space, unless there are very special circumstances to justify 

why consent should be granted. 

 

5.29 A number of sites that are proposed for designation already carry the same level of 

protection as they lie within the Green Belt. However, their designation as Local Green 

Spaces are an expression of open spaces that are particularly valued by the local 

community as demonstrated in the Local Green Space report attached as Appendix C.  
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POLICY RU8: GREEN INFRASTRUCTURE & BIODIVERSITY 

 

The Neighbourhood Plan identifies a Green Infrastructure Network as shown 

on the Green Infrastructure Plan, for the purpose of promoting sustainable 

movement and ecological connectivity through the village and surrounding 

countryside and for mitigating climate change. The Network comprises a 

variety of open spaces, local green spaces, woodlands, trees, ponds, assets 

of biodiversity value, footpaths, bridleways and cycleways. 

Development proposals on land that lies within or adjoining the Network will 

be required to demonstrate how they maintain or enhance its visual 

characteristics and biodiversity; and to ensure their landscape schemes, 

layouts, public open space provision and other amenity requirements (such 

as pedestrian, cycle and horse-riding connections) contribute to improving 

the connectivity and maintenance of the Network, including delivering a net 

gain to general biodiversity assets. 

Proposals that will lead to the loss of land lying within the Network and that 

will undermine its integrity will not be supported. Proposals which 

enhance/maintain the existing Green Infrastructure Network will be 

supported. Proposals to create new Green Infrastructure, including pedestrian 

and cycle routes, will also be supported, provided they are consistent with all 

other relevant policies of the development plan. 

 

5.30 The policy supports MDDLP Policy CC03 by defining a network of green infrastructure 

assets in Ruscombe parish as a means of increasing connectivity and of improving local 

biodiversity through connecting habitats. In doing so it is in line with CS Policy CP6 in terms 

of enhancing facilities for pedestrians and cyclists to encourage safe walking and cycling 

access through the Parish and CS Policy CP7 on biodiversity. It requires that all 

development proposals that lie within the network, or that adjoin it, should consider how 

they may improve it, or at the very least do not undermine its integrity of connecting 

spaces and habitats. This may mean that development layouts are designed to contribute 

to the network’s effectiveness.   

 

5.31 The Parish is home to a variety of wildlife species, including the European Protected 

Great Crested Newts and Water Vole for example. It also hosts a range of species of birds 

such as Cuckoo. The Ruscombe Biodiversity and Green Infrastructure Elements report, 

attached as Appendix D, summarises the extent of the habitats and species that exist 

within the Parish. It also identifies opportunities for better management of existing habitats.    

 

5.32 Aspirations identified have been listed in the Table 1 overleaf, where applicable 

these have been demonstrated on the Green Infrastructure Network Map and Inset at the 

end of this document. For further details on the majority of the aspirations identified below, 
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please see the Ruscombe Biodiversity and Green Infrastructure Elements report attached at 

Appendix D. 
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POLICY RU9: MANAGING TRAFFIC 

 

As appropriate to their scale, nature and location development proposals 

should deliver or contribute towards measures to mitigate the impact on the 

highway network, such as through traffic calming measures and active travel 

improvements.  

 

5.33 CS Policy CP6 recognises that the Borough has one of the highest car ownership 

rates of any English local authority (§4.36).  Transport and traffic issues have been identified 

as a priority topic during consultation. 74% of questionnaire respondents said speed of 

traffic was a problem in the area they live. Ruscombe has a good network of paths in most 

residential areas and a large network of footpaths and bridleways connecting it to the 

countryside. There are no roadway cycle paths in Ruscombe but Castle End Road and 

Stanlake Lane are classed as Quiet Routes (see Plan H overleaf). The policy is therefore 

aimed at preserving the roads of the Parish as safe havens for walkers, cyclists and horse-

riders and encourages the Highway Authority to consider introducing traffic calming 

measures in the Parish.  
 

5.34 Ruscombe’s traffic issues are not created by its own residents but by traffic passing 

through the parish to (and from) Twyford to Hare Hatch (and beyond) and Waltham St. 

Lawrence (and beyond). The Parish has two classified roads passing through; the A3032 

and the B3024. A link road (New Road) joins the two roads in the Parish for north & south 

traffic flow. Other roads in the Parish are generally local roads for access to residential, 

industrial and agricultural sites, and some (Pennfields, Northbury Avenue & New Road) are 

unfortunately used inappropriately as ‘short cuts’.  
 

5.35 The Crossrail project is likely to add yet more pressure to the community and the 

issue of roads and cars, and although there has been a long-standing commitment from 

the Borough Council to secure a Twyford Eastern Relief Road the scheme remains less 

developed than others identified in existing policy. This means that Ruscombe must be part 

of a solution, and the Neighbourhood Plan therefore seeks to encourage drivers to respect 

the environment that they are driving through by making it perfectly obvious that these 

roads are used by residents for walking, cycling and horse riding through the Parish. To that 

end, although the scale of change provided for in the Plan must be modest, there may be 

opportunities through a combination of small scale, infill housing schemes to secure some 

proportionate traffic management measures.  
 

5.36 Such measures may include the opportunities to create new, and link existing 

pathways, to encourage safe walking routes as outlined in Policy RU8 above. New cycling 

paths will be encouraged; however, many roads are narrow (including the B3024) and such 

schemes should be carefully designed and located to avoid urbanising highways 
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infrastructure into the street-scene. Careful connections with the existing road network will 

also be necessary to avoid creating new traffic short cuts. 
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Plan H: WBC My Journey Cycles Map Twyford and Woodley 2019 
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POLICY RU10: CAR PARKING 

 

Development proposals should provide and retain appropriate levels of 

parking (including people with disabilities, visitors and electric charging 

facilities) in accordance with adopted parking standards and having regard 

to the Borough’s Highways Design Guide. 

All new parking should be provided off-street, unless an essential justification 

can be demonstrated. 

The use of garages for car parking will be supported where sufficient internal 

space has been provided on the plot to park a car and would not result in the 

loss of an active frontage to the street.  

5.37 The policy seeks to address car parking challenges affecting many residents of the 

village by ensuring development proposals can demonstrate they will include adequate 

off-street car parking spaces within their schemes. This can include using residential 

frontages to create new car parking spaces providing there is no negative impact on the 

existing boundary treatment.  

 

5.38 Even with car travel being the dominant form of transport in the parish there is a lack 

of parking facilities within the parish. In addition to this, a lack of sufficient car parking at 

Twyford Railway Station encourages rail users to park their cars in neighbouring roads which 

is sprawling into the Ruscombe parish, specifically at Ruscombe Lane and Milton Way. 68% 

of questionnaire respondents thought parking vehicles around the Parish was a problem. 

The Crossrail project is likely to add yet more pressure and demand for car parking.   

 

5.39 MDDLP Policy CC07 highlights the importance of retaining an acceptable level of 

off-street parking and draws attention to the Borough Design Guide SPD which provides 

further detail on parking. An analysis for on-street and off-street car parking space in 

Ruscombe demonstrates where demand outstrips supply – Pennfields suffers from problems 

with residents parking due to an undersupply when these homes were built; Ruscombe 

Lane and Milton Way is used for parking to access Twyford train station; the area around St 

James Church suffers from problems, mainly when events, which are frequent, occur; and 

the recent development on London Road for retirement apartments have relied on on-

street parking being available to visitors and residents owning more than one car. While on-

street parking can restrict vehicle speeds through the village, it also increases the risk of an 

accident when overtaking parked vehicles, particularly on routes that are used by local 

people to access services and facilities.  

 

5.40 The design of new development must therefore recognise car travel being the 

dominant form of transport and the impact of a lack of facilities at Twyford Station on 

residents ensuring adequate off-street parking in schemes.  
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6. IMPLEMENTATION 

6.1 The Neighbourhood Plan will be implemented through Wokingham Borough 

consideration and determination of planning applications for development in the parish.  

 

DEVELOPMENT MANAGEMENT 

6.2 The Parish Council will use a combination of the Local Plan and this Neighbourhood 

Plan’s policies to inform and determine its planning application decisions. The Parish 

Council is a statutory consultee on planning applications made in the parish and it will be 

made aware of any future planning applications or alterations to those applications by the 

planning authority. It will seek to ensure that the Neighbourhood Plan policies have been 

identified and applied correctly by applicants and by officers in their decision reports. 

 

6.3 Where necessary, the Parish Council may seek to persuade the Secretary of State to 

call-in a planning application that it considers is in conflict with the Neighbourhood Plan 

but which the planning authority has deemed to consent. Similarly, it may also seek to 

persuade the Secretary of State to recover an appeal of a refused application, where the 

conflict with one or more Neighbourhood Plan policies has been important in the reasons 

for refusal. In both cases, the Parish Council will do so if it considers matters of national 

policy significance (for neighbourhood planning) are raised.  

 

LOCAL INFRASTRUCTURE IMPROVEMENTS  

6.4 Where opportunities arise through Section 106 agreements (or through the 

Community Infrastructure Levy) to secure financial contributions to invest in improving local 

infrastructure, the Parish Council will review the evidence base and community 

consultations for the Neighbourhood Plan to inform its view in liaising with the local planning 

authorities. 

 

OTHER NON-PLANNING MATTERS 

6.5 During the process of preparing the Neighbourhood Plan, there have been many 

ideas for improving or addressing current problems in the parish that lie outside the scope 

of the land use planning system to control. The Parish Council has noted these issues and 

will take them forward through its day-to-day business and in partnership with the local 

community and relevant parties. These include: 

 

o Purchasing a speed indicator device to locate in and around the Parish to 

encourage lower driving speed; 

o Parking restrictions on roads currently experiencing overflow parking from Twyford 

station users. 
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MONITORING AND REVIEW 

6.6 The Parish Council will monitor the effectiveness of the policies in the Plan through 

the development management process.  Where necessary, it will engage with the Borough 

Council to understand decisions made on planning applications or planning appeals.  The 

success or otherwise of the policies will feed into the assessment of the need for a review of 

the Plan. 

 

6.7 The Parish Council will also assess the need or otherwise for a full or a partial review 

of a made Plan throughout the Plan period.  Such assessments will be made:  

 

• within two years of the making of the Plan; 

• within six months of the adoption of the emerging Local Plan;  

• if changes to national policy are so significant that they make the policies in the 

Plan ineffective or out of date; and  

• at the end of the Plan period.  
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POLICIES MAPS & INSETS 
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APPENDIX A – RUSCOMBE HOUSING DESIGN CODE 

RUSCOMBE NEIGHBOURHOOD PLAN 
HOUSING DESIGN CODE 

The Design Code of Policy RU2 of the Plan has been prepared to encourage high 

standards of design in that part of the village that is inset from the Green Belt and to ensure 

that its essential character is conserved. It applies to all schemes for infill housing 

development and plot redevelopment. It has also been prepared to complement the 

existing approach taken in the Borough Council’s Design Guide Supplementary Planning 

Document (SPD). Policy RU3 applies to the Conservation Area and its setting, which lies 

entirely within the Green Belt.  

The Code will be applied alongside development plan policies. It will be implemented 

through the determination of planning applications by the Borough Council. Over that 

period, it is possible that there will be changes in market conditions, in Government policy 

(especially in mitigating climate change) and in the planning system. The effectiveness and 

operation of the Code will be monitored by the Parish Council and future reviews of the 

Neighbourhood Plan may propose revisions where necessary.  

The Wokingham Borough Design Guide SPD sets out general design principles followed by 

specific topic areas (see below). Some of those standards are generic and apply to all 

development proposals in the Borough and some relate to the design process itself.  The 

Ruscombe Housing Design Code relates those standards that can be applied specifically 

to different parts of the Neighbourhood Area in a way that reflects the distinct 

characteristics of the Area. 
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THE CODE 

The Code sets out essential design considerations such as plot design, dwelling design, 

boundary design, access/parking, and landscaping. The Parish Council considers that the 

character of the different parts of the existing village is sufficiently strong to act as a context 

for new proposals. This is set out through a combination of area typologies (see Design 

Code Typology Plan), general principles and site-specific design briefs.  

For each character area and specific sites, the Code translates the principles from the 

Wokingham Borough Design Guide into specific requirements. For ease of reference, the 

Code matches the Character Area or Site-specific code to the Design SPD standard 

number.  

Applicants preparing development proposals should be familiar with the Borough Council’s 

Design Guide SPD and then relate the proposed development location to the correct part 

of the neighbourhood area. The Parish Council will use both the Design Guide SPD and the 

Code to inform their judgement of proposals in making their representations to the Borough 

Council when it is consulted on planning applications. 

As with all design guidance, the standards and requirements should be regarded as setting 

the general guidance for development proposals. Nevertheless, there may well be 

circumstances where a proposal may depart from the guidance where such an approach 

can be justified. Given the built-up nature of the western part of the parish the scope for 

change in character is likely to remain very limited. Nevertheless, there may be scope for 

greater design innovation including on proposed redevelopment of sites in the Green Belt.  
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In all cases, development proposals should demonstrate that they have responded 

positively both to the Borough Council’s Design Guide SPD and to the Neighbourhood Plan 

Design Code in a way that is appropriate to their scale, nature and location.  
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   TYPOLOGY 1: NEW ROAD PHOTOS 
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TYPOLOGY 2: LONDON ROAD (NORTH) PHOTOS 

 

TYPOLOGY 3: LONDON ROAD (SOUTH) PHOTOS 
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59 

 

TYPOLOGY 4: NORTHBURY AVENUE, ST. JAMES CLOSE, MILTON WAY AND 

RUSCOMBE LANE (FROM NEW ROAD TO THE ROYAL OAK) PHOTOS 
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TYPOLOGY 5: PENNFIELDS, MIDDLEFIELDS AND CREST CLOSE PHOTOS 

 

TYPOLOGY 6: RUSCOMBE LANE PHOTOS 
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TYPOLOGY 7: HIGHGROVE PLACE, RUSSETT GARDENS, WALNUT TREE 

CLOSE, GARRAWAY CLOSE AND ST. MICHAEL’S COURT PHOTOS 
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TYPOLOGY 8: THE CONSERVATION AREA & CHURCH LANE PHOTOS 

 

Uninterrupted View of the Church from the Church Green 
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Trees to be retained on the Southern boundary of Site 1 

  

 

Trees to be retained on the Northern boundary of Site 2 
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The Conservation Area and Church Lane 
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APPENDIX B – BUILDINGS OF LOCAL HISTORICAL SIGNIFICANCE 

This list identifies candidate buildings worthy of local listing by virtue of their historical / architectural 

character (including position in the street scene). The list does not include buildings which have 

statutory listing. 

Criteria taken from Wokingham Borough Councils Buildings of Traditional Local Character Policy. 

Key Criterion Description 

A Age The age of a building may be an important criterion and the age 

range can be adjusted to take into account distinctive local 

characteristics 

R Rarity Appropriate for all buildings, as judged against local characteristics 

AV Aesthetic 

Value 

The intrinsic design value of a building relating to local styles, 

materials or any other distinctive local characteristics 

GV Group Value Groupings of buildings with a clear visual, design or historic 

relationship 

EV Evidential 

Value 

The significance of a local building of any kind may be enhanced 

by a significant contemporary or historic written record 

HA Historic 

Association 

The significance of a local building of any kind may be enhanced 

by a significant historical association of local or national note, 

including links to important local figures 

AI Archaeological 

Interest 

This may be an appropriate reason to designate a locally 

significant building on the grounds of archaeological interest if the 

evidence base is sufficiently compelling and if a distinct area can 

be identified 

DI Designed 

Landscapes 

Relating to the interest attached to locally important designed 

landscapes, parks and gardens 

LS Landmark 

Status 

A building with strong communal or historical associations, or 

because it has especially striking aesthetic value, may be singled 

out as a landmark within the local scene 

SCV Social and 

Communal 

Value 

Relating to places perceived as a source of local identity, 

distinctiveness, social interaction and coherence; often residing in 

intangible aspects of heritage contributing to the “collective 

memory” of a place 
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i. Ruscombe Cottage, Ruscombe Lane: previously named Elm Cottage, dates from around 

1760, this double fronted timber and brick built detached house with hipped roof and 

segmented arched windows is set just back from the road and is just inside the boundary of 

Ruscombe using traditional red bricks and plain clay tiles. This property was once owned by 

Gilbert Welch Barker (1906 – 66) an art historian and novelist, young brother of Miss Effie 

Barker (1912 – 97) Master or joint Master of the Garth Hunt for thirty years, the Barkers were a 

notable local family and once owned Stanlake House and Park. Source: 

https://landedfamilies.blogspot.com/2019/08/388-barker-of-stanlake-park.html). 

 

 

 
 

Criteria applicable and evidenced above: A, R, AV, HA, & SCV. 

 

 

  

https://landedfamilies.blogspot.com/2019/08/388-barker-of-stanlake-park.html
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ii. The Royal Oak, Ruscombe Lane: dates from around 1840. This double fronted, whitewashed, 

detached property with a hipped roof and double chimneys is a public house and set very 

close to the road. This property is listed as a Public House as far back as 1881 and remains as 

a Public House to the current day. This property was owned by the Johnson family, a notable 

local family. See extracts from the Twyford and Ruscombe Local History Society Journals 

below.  

 

Its (Ruscombe's) only public house, the Royal Oak, was built around 1840 and is one of only a 

few free houses in Berkshire. (Page 132 Twyford and Ruscombe through the Ages (2017) by 

Audrey Curtis) 

 

 

 
Source: 1985 Issue 18 Journal  
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Source: 1985 Issue 18 Journal  
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Source: 1985 Issue 18 Journal  
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Criteria applicable and evidenced above: A, R, AV, HA, LS & SCV. 
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iii. Kiln House, Ruscombe Lane: This double fronted, cherry red brick house built in 1893 stands 

near the entrance to Ruscombe Business Park which is on the site of a former brickyard and 

this house was built with the bricks from the brickyard and has segmental arch windows. 

“Ruscombe brickyard, known as Prior's pit or Cotterell's pit was worked from the 1880’s 

onwards and produced numerous palaeoliths.” Source: 

https://www.heritagegateway.org.uk/Gateway/Results_Single.aspx?uid=MWK1249&resourceI

D=1028  

 

The house was built for the brickyard manager, Mr Powell. This property is written about in 

Twyford and Ruscombe through the Ages (2017) by Audrey Curtis (see extract below). 

 

 

 

https://www.heritagegateway.org.uk/Gateway/Results_Single.aspx?uid=MWK1249&resourceID=1028
https://www.heritagegateway.org.uk/Gateway/Results_Single.aspx?uid=MWK1249&resourceID=1028
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Page 67 of Twyford and Ruscombe through the Ages (2017) by Audrey Curtis 

 

Criteria applicable and evidenced above: A, R, AV, EV, HA, AI, LS & SCV. 
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iv. Penn’s Garden, Stanlake Lane: This house is named after William Penn, (founder of 

Pennsylvania, who lived in Ruscombe Manor House from 1710 to 1718, Ruscombe Manor 

House was demolished in 1830). This large, detached house is set in the middle of a large plot 

in the Greenbelt and within Ruscombe Conservation area, which is situated in one corner of 

a crossroads and borders Stanlake Lane and Waltham Road. Forms part of the “tightly knit 

cottages which cluster around the church (and) are built in the traditional soft orange/red 

bricks and plain clay tiles.” Ruscombe Conservation Area leaflet, 1994 

 

 

 

 
 

Criteria applicable and evidenced above: R, AV, HA, LS & SCV. 

 

 

  



81 

 

v. Ruscombe Lodge, Southbury Lane; Ruscombe & Twyford’s former vicarage, built in 1868.This 

is a large, detached house set in the Ruscombe Conservation Area and Greenbelt. The 

house features segmented arch windows and pointed arch porchway to the front door. 

Forms part of the “tightly knit cottages which cluster around the church (and) are built in the 

traditional soft orange/red bricks and plain clay tiles.” Ruscombe Conservation Area leaflet, 

1994. See also extract from the Twyford and Ruscombe Local History Society Journals below. 

 

 

Source: 1988 Issue 23 Journal   

 

 
Criteria applicable and evidenced above: A, R, AV, HA, LS & SCV.  
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vi. Ruscombe Grange, Church Lane: originally named Rostrevor, built for the Rev. Sidney 

Macartney the Vicar of Ruscombe, in 1905. Rostrevor was designed by Rev. Macartneys 

brother, Sir Meryn Macartney, Principal Architect for St Pauls Cathedral. Ruscombe Grange 

has row lock window arches is set in the long-established Conservation Area of the village 

around the medieval church of St James the Great and is in the Greenbelt. Forms part of the 

“tightly knit cottages which cluster around the church (and) are built in the traditional soft 

orange/red bricks and plain clay tiles.” Ruscombe Conservation Area leaflet, 1994. See also 

extract from the Twyford and Ruscombe Local History Society Journals below. 

 

  
Source: 1988 Issue 23 Journal   
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Source: 1988 Issue 23 Journal   

 

 
Criteria applicable and evidenced above: A, R, AV, HA, LS & SCV. 
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vii. Holme Cottage, Ruscombe Lane: This property originally built for Rev, Macartney’s gardener 

in 1905. This house features row lock arch windows and has been extended many times and 

is now a large detached house with double open gabled roof and is set close to the road in 

the Ruscombe Conservation area and Greenbelt. Forms part of the “tightly knit cottages 

which cluster around the church (and) are built in the traditional soft orange/red bricks and 

plain clay tiles.” Ruscombe Conservation Area leaflet, 1994. See also extract from the Twyford 

and Ruscombe Local History Society Journals below. 

 

  
Source: 1988 Issue 23 Journal   
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Source: 1988 Issue 23 Journal   

 

 

 
 

Criteria applicable and evidenced above: A, R, AV, HA, LS & SCV. 
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viii. Rosebrook, Waltham Road: built in 1910 for Rev. Macartney’s brother-in-law. This large house 

with row lock arch windows is set back from the road and is in the Ruscombe Conservation 

area and Greenbelt. Forms part of the “tightly knit cottages which cluster around the church 

(and) are built in the traditional soft orange/red bricks and plain clay tiles.” Ruscombe 

Conservation Area leaflet, 1994. See also extract from the Twyford and Ruscombe Local 

History Society Journals below. 

 

  
Source: 1988 Issue 23 Journal   
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Source: 1988 Issue 23 Journal   

 

 

 

 

Criteria applicable and evidenced above: A, R, AV, HA, LS & SCV. 
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ix. Southbury Farm, Southbury Lane. This double fronted house with segmented arch windows 

and double open gabled roof is set back from the road, in the Greenbelt. “The estate of 

Ruscombe had belonged to the cathedral of old Sarum in 1091, in 1535 the estate was 

divided into Ruscombe Northbury and Ruscombe Southbury. Northbury farmhouse just north 

of the conservation area, has been the former manor house and is of sixteenth century origin. 

There had also been a manor house at Southbury, but this was demolished in the nineteenth 

century. The name Southbury has been retained at Southbury Farm.” Ruscombe 

Conservation Area leaflet, 1994. 

 

 

 

 

 

Criteria applicable and evidenced above: A, R, AV, LS & SCV. 
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x. Lake Cottage, Southbury Lane: This property was built in 1496, it was originally a coaching inn 

where horses were changed and rested, and travellers to London took a ferry across the lake 

(hence the house name) to the Ferrymans Cottage next door. This house is in the Greenbelt. 

 

The 1987 survey by the East Berkshire Archaeological Society discovered settlements in the 

ground to the east of Twyford and prior to that in 1960, Roman coins had been found by Mr 

Oxlade in the garden of his home at Lake Cottage, Southbury Lane in Ruscombe. (Page 3 

Twyford and Ruscombe through the Ages (2017) by Audrey Curtis) 

 

 

 

 

 

Criteria applicable and evidenced above: A, R, AV, LS & SCV. 
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xi. Willow Vale, Castle End Road: This house was once a farmhouse and in 1856 it became a 

dame school. This property features a thatched turret and hipped roof to the main house. 

Willow Vale is located in the Greenbelt. 

 

 

Criteria applicable and evidenced above: A, R, AV, HA, LS & SCV. 
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xii. Castle End Farm, Castle End Road.  Castle End Farm is now separated into business and 

residential premises, this is in the green belt and is mentioned in planning as being refused 

the erection of a mast, refused because of the greenbelt. Located near an area of high 

archaeological potential. See also extract from the Twyford and Ruscombe Local History 

Society Journals below. Mr Louden Cottrell who used town and run the brickworks lived here. 

Source: https://www.reading.ac.uk/adlib/Details/collect/12288  

 

 

 
Source: 1983 Issue 13 Journal   

https://www.reading.ac.uk/adlib/Details/collect/12288
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Source: 1983 Issue 14 Journal   

 

 
 

Criteria applicable and evidenced above: A, R, EV, AI, LS & SCV. 
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xiii. Keeper’s Cottage, Waltham Road: This double fronted, open gabled roof property was 

formerly home to the gamekeeper on the Haines Hill estate and was built in the 16th century. 

It is located in the Greenbelt. 

 

 

 

 

Criteria applicable and evidenced above: A, R, AV, HA, LS & SCV. 
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xiv. Lake Farm, Waltham Road: This timber framed with brink infilled property with a hipped roof 

was built mid-16th Century. This property is located in the Greenbelt and was originally owned 

by farmworkers who harvested thatching reeds from the nearby lake. 

“Lake Farm is a lovely period house dating from the mid-1600s. Usefully unlisted, the property 

was originally occupied by farmworkers who harvested thatching reeds on a nearby lake.” 

Source: https://assets.savills.com/properties/GBHERSHES180017/HES180017_HES18003245.PDF  

 

 

 
 

Criteria applicable and evidenced above: A, R, AV, HA, LS & SCV. 

 

 

https://assets.savills.com/properties/GBHERSHES180017/HES180017_HES18003245.PDF
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APPENDIX C – LOCAL GREEN SPACE REPORT 

 

The ten spaces included in this appendix have been assessed using the following four tests 

TEST 1. DOES THE SITE ALREADY HAVE PLANNING PERMISSION, OR HAS IT BEEN 

ALLOCATED FOR DEVELOPMENT IN THE WLP? 

• The first stage in the assessment will be to review the planning history of each site to ensure that it is 

not subject to an extant planning permission and that it has not been allocated for development 

under the Wokingham Local Plan (WLP). 

• The Local Green Space designation will rarely be appropriate where the land already has 

planning permission for development, or where it has been allocated for development under the 

WLP. 

• An exception to this may be where it can be demonstrated that the Local Green Space 

designation would be compatible with the planning permission / WLP allocation, or where the 

planning permission / WLP allocation is no longer capable of being implemented. 

 

TEST 2. IS THE SITE REASONABLY CLOSE TO THE COMMUNITY IT SERVES? 

• The National Planning Policy Framework (NPPF) states that to be designated as a Local Green 

Space an area should be in reasonably close proximity to the community which it serves. Sites which 

are entirely isolated from the community will not be considered. 

• Planning Practice Guidance (PPG) requires that if public access is a key factor, then the Local 

Green Space should normally be within easy walking distance of the community served. As a guide, 

the Parish Council has defined ‘easy walking distance’ as being within 5 minutes’ walking time of the 

nearest settlement boundary. 

• It is recognised that some discretion may be needed depending on the topography of the area, 

the mobility and size of the community, and the size and function of the Local Green Space itself. 

 

TEST 3. IS IT LOCAL IN CHARACTER AND NOT AN EXTENSIVE TRACT OF LAND? 

• The NPPF makes clear that the area to be designated should be local in character and not an 

extensive tract of land. 

• PPG states that blanket designation of open countryside adjacent to settlements is not 

appropriate. 

• Whilst there is no size threshold proposed for an area of Local Green Space, the Parish Council 

considers that any site of more than 10 hectares might reasonably be interpreted as ‘extensive’ or 

‘blanket’. 

 

TEST 4. IS THE SITE DEMONSTRABLY SPECIAL TO THE LOCAL COMMUNITY? 

• The designation of Local Green Space must be based on evidence which demonstrates why the 

area is demonstrably special to the local community and holds a particular local significance. To 

pass this test, an area must be demonstrably special and locally significant in one of the following 

categories. 

• Beauty – This relates to the visual attractiveness and aesthetic value of the site, and its contribution 

to the streetscape, landscape, character or setting of a settlement. To qualify, the site should 



96 

 

contribute significantly to local character, for example by defining a sense of place, or by helping to 

define the physical form of a settlement. 

• Historic significance – This relates to the historic importance a site holds for the local community. 

This could be because it contributes to the setting of a heritage asset or some other locally valued 

landmark. It might be because the site holds cultural associations which are of particular 

significance to the local community. Where the site is already protected by a designation (e.g. 

AONB), consideration should be given as to whether any additional benefit would result from 

designation as Local Green Space. 

• Recreational value – Sites would need to hold local significance for recreation and be important 

to the community for particular recreation activity or range of activities. These could be formal or 

informal activities. 

• Tranquillity – In order to qualify, the site would need to be viewed by local people as important for 

the tranquillity it provided, offering a place for reflection and peaceful enjoyment. 

• Richness of wildlife – A site would need to be locally significant for wildlife in a way that could be 

demonstrated. It might, for example, home to species or habitats of principal importance, veteran 

trees, or locally characteristic plants and animals such as mistletoe. Where the site is already 

protected by a designation (e.g. SSSI), consideration should be given as to whether any additional 

benefit would result from designation as Local Green Space. 

• Other reason – Sites might be special and locally significant for reasons other than those identified 

above. For example, a site might make a particular contribution to defining the individual character 

of a settlement, or it might be an asset of community value. 

 

Ruscombe Wood and Pond 

Map i 

Location Castle End Road 

Designation Greenbelt 

Current use Ruscombe Wood and pond is a very old 

wood and pond 

Test 1: existing planning permission or WBC 

LP allocation 

No 

Test 2: distance to edge of nearest 

settlement 

Outskirts of Conservation area 

Test 3: Local in character or extensive tract 

of land? 

Local  222,490ft2/5.11 acre 

Test 4: demonstrably special & holds a 

particular local significance (beauty, historic 

significance, recreation value, tranquillity, 

richness of wildlife, other) 

Beauty – Ruscombe Wood and pond is very 

beautiful and very much provides 

character to the area. The network of small 

ponds is a fine feature of the Ruscombe 

landscape. 

Historic Significance – This wood and pond 

are very old, they are clearly visible on the 

1910 OS Map. 

Recreational value – Ruscombe wood is 

enjoyed by many people of all ages for 

informal activities. The wood and pond are 

looked after by a group of volunteers. 

Tranquillity – The wood offers a very 

important space for reflection and peaceful 

enjoyment, it is very tranquil. 
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Richness of wildlife – Ruscombe wood is 

home to many different species of wildlife 

including Stag Beetles and Great Crested 

Newt and some important and rare species 

of orchid, the Common Spotted Orchid, the 

Twayblade and the Helleborine. 

 

See also Ruscombe Parish short wildlife 

walks (link). 

Landowner Consultation Yes  

Landowner support/objection No objection 

Recommendation Recommend for designation 

 

 

Castle End Road Pond 

Map  ii 

Location Castle End Road 

Designation Greenbelt 

Current use Castle End Road Pond is a natural pond  

Test 1: existing planning permission or WBC 

LP allocation 

No 

Test 2: distance to edge of nearest 

settlement 

Outskirts of the Conservation area 

Test 3: Local in character or extensive tract 

of land? 

Local 7252ft2/0.17 acre 

Test 4: demonstrably special & holds a 

particular local significance (beauty, historic 

significance, recreation value, tranquillity, 

richness of wildlife, other) 

Beauty – It is very beautiful and very much 

provides character to the area. The network 

of small ponds is a fine feature of the 

Ruscombe landscape. 

Historic Significance – This pond is visible on 

the historical Map of Ruscombe on page 

17. 

Recreational Value – This pond is 

maintained by an organised group of 

volunteers (link). 

https://ruscombeparishcouncil.co.uk/wp-content/uploads/2021/09/Ruscombe-Parish-Short-Wildlife-Walks.pdf
https://www.econetreading.org.uk/photos/CastleEndPondOctober2022.html
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Richness of wildlife – The Great Crested 

Newts live in the Ruscombe ponds along 

with many other species of wildlife.  See also 

Sundew Ecology Reports Appendix D. 

 

See also Ruscombe Parish short wildlife 

walks (link). 

Landowner Consultation Yes  

Landowner support/objection No objection 

Recommendation Recommend for designation 

  

Crossroads pond 

Map iii 

Location At the crossroads of Stanlake Lane and 

Waltham Road 

Designation None 

Current use This is a natural pond 

Test 1: existing planning permission or WBC 

LP allocation 

No 

Test 2: distance to edge of nearest 

settlement 

In a residential area 

Test 3: Local in character or extensive tract 

of land? 

Local 5,029ft2/0.12 acre 

 

Test 4: demonstrably special & holds a 

particular local significance (beauty, historic 

significance, recreation value, tranquillity, 

richness of wildlife, other) 

Beauty – It is very beautiful and very much 

provides character to the area. The network 

of small ponds is a fine feature of the 

Ruscombe landscape. 

Historic Significance – This pond is visible on 

the Historic map of Ruscombe on page 17. 

Recreational Value – This pond is 

maintained by an organised group of 

volunteers (link). 

Richness of wildlife – The Great Crested 

Newts live in the Ruscombe ponds along 

with many other species of wildlife. 

 

https://ruscombeparishcouncil.co.uk/wp-content/uploads/2021/09/Ruscombe-Parish-Short-Wildlife-Walks.pdf
https://www.econetreading.org.uk/photos/RuscombeStanlakePondSeptember2018.html
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See also Ruscombe Parish short wildlife 

walks (link). 

Landowner Consultation Yes  

Landowner support/objection No objection 

Recommendation Recommend for designation 

  

 

New Road Pond 

Map iv 

Location New Road 

Designation Greenbelt 

Current use Natural pond 

Test 1: existing planning permission or WBC 

LP allocation 

Yes, suggested site but not yet allocated 

Test 2: distance to edge of nearest 

settlement 

Opposite a Residential area adjacent to New 

Road  

Test 3: Local in character or extensive tract 

of land? 

Local 8,974ft2/0.21 acre  

Test 4: demonstrably special & holds a 

particular local significance (beauty, historic 

significance, recreation value, tranquillity, 

richness of wildlife, other) 

Beauty – It is very beautiful and very much 

provides character to the area. The network of 

small ponds is a fine feature of the Ruscombe 

landscape. 

Recreational Value – This pond is maintained by an 

organised group of volunteers (link).  

Richness of wildlife – The Great Crested Newts live 

in the Ruscombe ponds along with many other 

species of wildlife. In July 2021 local volunteers 

transformed an area previously covered with 

bramble into a wildflower bank teaming with 

butterflies and other insects.  

https://ruscombeparishcouncil.co.uk/wp-content/uploads/2021/09/Ruscombe-Parish-Short-Wildlife-Walks.pdf
https://www.econetreading.org.uk/photos/PhotoIndexSite0134.html
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© Dave Barks (link) 

“Species records show a historical presence of 

some now-uncommon farmland birds, and plants 

associated with woodland and wet-grassland. 

Species are likely to be significantly under-

recorded…. Woodland will be home to a 

considerable variety of wildlife. Birds will find plenty 

of opportunities to nest in hollow trees and dense 

scrub, butterflies will flit along open, flower-rich 

rides, and spring flowers will carpet the ground – 

taking advantage of clearings in the wood.” See 

Sundew Ecology Reports Appendix D. 

 

Historical significance – The pond forms part of a 

network of old ponds in the parish that were 

probably used by drovers moving their flocks and 

herds through the village and also serving the local 

osier industry that ceased after the Second World 

War. The amphibians that inhabit the ponds 

require rough grass, logs and scattered trees 

around the pond edges. Source: link 

 

Landowner Consultation Yes  

Landowner support/objection No objection 

Recommendation Recommend for designation 

 

 

 

 

 

 

 

 

https://www.econetreading.org.uk/photos/RuscombeNewRoadJuly2021.html
https://ruscombeparishcouncil.co.uk/local-history/
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Church Lane Allotments 

Map v 

Location Church Lane 

Designation Greenbelt and Conservation area 

Current use Allotments 

Test 1: existing planning permission or WBC 

LP allocation 

No 

Test 2: distance to edge of nearest 

settlement 

Next to the church in the conservation area 

Test 3: Local in character or extensive tract 

of land? 

Local 14,477 ft2/0.33 acre 

Test 4: demonstrably special & holds a 

particular local significance (beauty, historic 

significance, recreation value, tranquillity, 

richness of wildlife, other) 

Recreational Value – Allotments are very 

important for the people who hire them. 

 

See also Ruscombe Parish short wildlife 

walks (link). 

Landowner Consultation Yes  

Landowner support/objection No objection 

Recommendation Recommend for designation 

  

 

 

 

 

 

 

 

 

 

 

 

https://ruscombeparishcouncil.co.uk/wp-content/uploads/2021/09/Ruscombe-Parish-Short-Wildlife-Walks.pdf
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Church Green 

Map vi 

Location Between Southbury Lane and Waltham 

Road 

Designation Greenbelt and conservation area 

Current use Open Space 

Test 1: existing planning permission or WBC 

LP allocation 

No 

Test 2: distance to edge of nearest 

settlement 

Next to the church in the conservation area 

Test 3: Local in character or extensive tract 

of land? 

Local 25,695ft2/0.59 acre 

 

Test 4: demonstrably special & holds a 

particular local significance (beauty, historic 

significance, recreation value, tranquillity, 

richness of wildlife, other) 

Beauty – This land is very beautiful, it 

contributes to the openness, beauty and 

character of the area. 

Recreational value – This space is very 

important for informal and formal activities, 

it is used for relaxation and reflection as well 

as organised exercise classes. 

Tranquillity – This space is very tranquil and 

very important for reflection and relaxation 

Richness of Wildlife – The land has some 

large and well established trees, home to 

many wildlife species 

Historical significance – This land dates 

back to the 16th Century known as 

Ruscombe Green, this land was used for 

social events and is clearly visible on the 

Historical map of Ruscombe on page 17 

 

See also Ruscombe Parish short wildlife 

walks (link). 

Landowner Consultation Yes  

Landowner support/objection No objection 

Recommendation Recommend for designation 

 

   

https://ruscombeparishcouncil.co.uk/wp-content/uploads/2021/09/Ruscombe-Parish-Short-Wildlife-Walks.pdf
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Crossroads land 

Map  vii 

Location Crossroads of Stanlake Lane, Waltham 

Road, Ruscombe Lane and New Road 

Designation Greenbelt 

Current use Open Space 

Test 1: existing planning permission or WBC 

LP allocation 

No 

Test 2: distance to edge of nearest 

settlement 

In the residential area 

Test 3: Local in character or extensive tract 

of land? 

Local 4,437ft2/0.1 acre and publicly 

accessible 

Test 4: demonstrably special & holds a 

particular local significance (beauty, historic 

significance, recreation value, tranquillity, 

richness of wildlife, other) 

Beauty – This land contributes to the 

openness of this area. 

Recreational value – The area continues to 

act as a meeting place for local people 

with the Parish Council notice board, 

planter and bench installed in this location.  

Historical Significance – This area was 

historically used for community gatherings 

and is clearly visible on the Historical Map of 

Ruscombe on page 17. 

 

See also Ruscombe Parish short wildlife 

walks (link). 

Landowner Consultation Yes  

Landowner support/objection No objection 

Recommendation Recommend for designation 

  

   

 

https://ruscombeparishcouncil.co.uk/wp-content/uploads/2021/09/Ruscombe-Parish-Short-Wildlife-Walks.pdf
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Pennfields Park 

Map viii 

Location Pennfields 

Designation None 

Current use Play area 

Test 1: existing planning permission or WBC 

LP allocation 

No 

Test 2: distance to edge of nearest 

settlement 

In the residential area 

Test 3: Local in character or extensive tract 

of land? 

Local 11,073ft2/0.25 acre 

 

Test 4: demonstrably special & holds a 

particular local significance (beauty, historic 

significance, recreation value, tranquillity, 

richness of wildlife, other) 

Recreational Value – This park is important 

to the families and children in the 

Neighbourhood. 

Landowner Consultation Yes  

Landowner support/objection No objection 

Recommendation Recommend for designation 
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London Road Land 

Map ix 

Location London Road 

Designation None 

Current use Open Space 

Test 1: existing planning permission or WBC 

LP allocation 

No 

Test 2: distance to edge of nearest 

settlement 

In the residential area 

Test 3: Local in character or extensive tract 

of land? 

Local 16,609ft2/0.39 acre and publicly 

accessible 

 

Test 4: demonstrably special & holds a 

particular local significance (beauty, historic 

significance, recreation value, tranquillity, 

richness of wildlife, other) 

Recreational value – An informal orchard 

has been planted on this land. 

 

Richness of Wildlife – “There are 

approximately 17km of hedges in 

Ruscombe Parish. These are likely to be of 

varying quality, with the best ones being 

continuous, bushy and allowed to grow 

flowers and fruit. Although seemingly less 

important for wildlife than undeveloped 

areas, urban habitats like gardens and 

parks can provide important spaces for 

wildlife, often better than intensively farmed 

agricultural land. If allowed to have wilder 

areas, parks can provide niches for wildlife 

that may be absent from the wider 

countryside. Many of the road verges and 

green open spaces will be dominated by 

long, flower-rich vegetation for much of the 

year. This creates a network of wildlife 

‘corridors’ linking hedgerows, woodlands 

and other natural areas and allowing plants 

and animals to spread across the parish. 

These areas will be attractive to the 

residents and will be sited to not cause a 

danger to road users.” See Sundew Ecology 

Reports in Appendix D. 

 

Other reason – This land provides space and 

a feeling of separation along a very busy 

road.  

Landowner Consultation Yes  

Landowner support/objection No objection 

Recommendation Recommend for designation 



106 
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Pennfields Orchard 

Map x 

Location Pennfields, opposite 63 to 67 

Designation None 

Current use Community Orchard 

Test 1: existing planning permission or WBC 

LP allocation 

No 

Test 2: distance to edge of nearest 

settlement 

In the residential area 

Test 3: Local in character or extensive tract 

of land? 

Local 3,901ft2/0.09 acre 

Test 4: demonstrably special & holds a 

particular local significance (beauty, historic 

significance, recreation value, tranquillity, 

richness of wildlife, other) 

Other reasons – Ruscombe Parish Council 

have recently created a community 

orchard on this land. 

Landowner Consultation Yes  

Landowner support/objection No objection 

Recommendation Recommend for designation 
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APPENDIX D – RUSCOMBE BIODIVERSITY & GREEN INFRASTRUCTURE ELEMENTS  
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